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UNITED  STATES  D&PARTMETI  OF  AGRICULTURE 
Buraau  of  Agricultural  Economics 
Northern.  Great  Plains  Region 
Lincoln,  Nebraska 


Division  of  Land  Economic  i  T»ntftt.ive«* 
Ree.ear.-'fc  Memorandum  No*  20  not  for 

May  15,  194-3  publication 

Subject i    LAND  MARKET  ACTIVITY  IN  THE  NORTHERN  GREAT  PLAINS  REGION  l/ 

Byj  Edward  Jo  Paul,  layman.  W,  Wallin  and  Robert  L„  Berger 

Period;:      Statement  includes  three-month  period  January  1  to  March  31,  1943 

Sources      Recorded  lard  Transfers  from  county  records  and  interviews  with 
TocaT  people  in  17  sele.'^ed  counties  in  Montana,  Wyoming,  North  Dakota, 
Scuth  Dakota,  Nebraska,  Kansas  and  Colorado.    These  data  do  not  include  a 
large  number  of  transfer.",  made  by  unreo<  rded  contracts  for  deed  about  which 
no  information  was  obtained 3 


Summary 

lo    Recorded  voluntary  trannferc  increased  xQ  percent  over  the  first- 
quarter  of  1942, 

2,    Distress  transfers  decreased.  3S  peroent  from  the  first  quarter  of 
I9420 

3      Farmers  purchased  79  percent  of  the  total  number  of  traota  trans- 
ferred, about  the  same  as  in  previcue  quarters, 

4.    Corporations  and  pubvio  agencies  as  sellers  are  becoming  less  im» 
portant 

6.    Prioe  of  land  in  the  grating  and  spring  wheat  areas  has  increased 
15  to  25  peroent  over  last  year- 

6.    Prices  3howed  a  marked  upward  trend  in  the  winter  srheat  area* 

7      The  average  prioe  in  one  southwest  Kansas  county  this  quarter 
was  50  percent  07er  the  average  of  ail  sales  in  1941 * 

8.    Anxiety  over  farm  labor  and  machine  shortages  has  been  lessened. 
High  income  continues  to  be  an  important  factor  in  stimulating 
land  prioes. 


1/  Data  for  North  Dakota  were  developed  as  a  part  of  a  cooperative  project 
between  'he  Bureau  of  Agricultural  Economics  and  the  North  Dakota  Agricultural 
Experiment  S*  lor. 


Trend  in  Number  cf  Transfers 


Recorded  voluntary  transfers  of  the  first  quarter  of  1943  increased 
16  percent  over  the  corresponding  quarter  of  1942,  and  were  12  percent  over 
last  quarter  which  is  normally  a  period  of  high  volume  of  transfers.  There 
is  considerable  variation  among  the  counties,  however,  in  the  change  from 
quarter  to  quarter  in  the  number  of  transfers  (table  1). 

Distress  transfers  decreased  38  percent  from  the  first  quarter  of  1942* 
There  was  a  marked  decrease  in  delinquent  tax  foreclosures.    Nearly  30  per- 
cent of  all  the  distress  transfers  in  the  17  counties  surveyed  were  found 
in  Stutsman  County,  North  Dakota.    In  this  instance  the  distress  transfers 
were  mostly  foreclosures  by  corporations. 

Type  of  Buyers  and  Sellers 

As  in  reports  for  previous  quarters,  farmers  were  by  far  the  most 
important  class  of  buyers ,    Fifty-nine  percent  of  all  buyers  were  owner- 
operators,  17  percent  were  tenants  and  3  peroent  were  farmers'  sons  or  farm 
laborers.    Resident  non- farmers  purchased  16  peroent  of  the  land  classified 
and  non-resident  non-farmers  the  remaining  5  peroent.    A  smaller  percentage 
of  purchasers  were  farmers  in  Colorado  and  Kansas  than  in  the  other  states 
(table  3).    There  is  no  marked  change  in  type  of  buyer  from  last  quarter, 
although  there  has  been  a  slight  increase  in  proportion  of  owner- operators,. 

Owner- operator s,  pubiio  credit  agencies,  states  and  oountiest  private 
corporations,  and  individuals  whose  occupations  were  unknown,,  were  equally 
important  as  recorded  sellers;  each  of  these  groups  sold  approximately  15 
percent  of  the  acreage  transferred.    Individual  non-operators  sold  19  per- 
cent of  the  land  transferred,  and  estates  6  percent  (table  2)„    The  proportion 
of  corporate  and  public  land  sold  to  total  acreage  transferred  deoreased 
from  63  percent  during  the  preceding  quarter  to  46  percent  this  quarter. 
Private  corporation  sales  decreased  from  18  peroent  to  16  percent  of  the 
total  acreage  transferred,  and  state  and  county  sales  deoreased  from  24  per- 
cent to  15  percent,     There  was,  hovrever,  a  6light  inorease  in  acreage  sold 
by  public  oredit  agencies., 

Trend  in  Land  Prioes 

Prices  this  quarter  showed  a  definite  upward  trend.    The  prioe  in  some 
areas  has  increased  a  great  deal  more  than  in  others.    The  increase  ha6  been 
greater  than  the  average  of  the  recorded  sales  indicates  (table  4),    It  is 
necessary  to  consider  suoh  factors  as  differences  in  quality  of  land,  range  in 
prioe,  top  sales,  and  increases  in  number  of  high  sales.    The  inorease  in  bids 
and  asking  prioes  indicates  that  still  further  increases  in  sale  prioes  can 
be  expected. 

In  the  northern  grazing  area,  prioes  of  comparable  grades  of  land 
increased  15  to  25  peroent  in  the  past  year,    This  area  has  large  concentrations 


of  county  and  state  owned  land,    There  has  been  very  little  increase  in  the 
prioo  of  land  conveyed  by  t*>:  deed.     This  land  has  been  "priced  to  sell"  to 
eni  ourage  its  return  to  the  isuc  rolls,    The  greatest  increase  in  price  nas 
occurred  where  individuals  or  corporations  have  been  the  sellers.  Occasional 
sales  are  now  taking  place  at  prices  higher  than  any  recorded  since  October 

is  o4 

In  tlia  spring  wheat  area,  the  price  has  also  increasec.  over  a  year  ago. 
jFarau  that  would  not  ;jell  at  the  pribe  asked  last;  year,  are  now  selling  wit 
oompetition  among  buyers.     Top  prices  are  higher  than  previously  reported. 
Icrie  asking  prices  have  been  increased.    The  supply  of  county  and  corporate 
owned  land  cn  -she  mar-oet,  hove ver,  tends  to  keep  prices  from  moving  up  us 
rapidly  as  otherwise  might  be  -he  case. 

Land  prices  have  risen  greatly  the  last  four  months  in  the  winter  whet, 
areas  of  western  Kansas,  we3tera  Nebraska  and  eastern  Coloradoc  Southwest 
Kansas  wiieat  land  which  sold  for  #2,500  to  $3,000  per  quarter  seoti on  in  1941.., 
anu    5,200  to  ^3,600  in  1942,  is  now  selling  for  f^OOO  to  $5,000  per  quarter. 
The  average  price  of  reoordac  sales  in  Haskell  County  this  quarter  is  60 
pel-cunt  above  the  average  of  all  recorded  sales  for  the  year,  1941.  Where 
the  ~op  price  in  western  Nebraska  was  $30  to  $35  per  acre  a  year  age,  like 
quality  lund  is  now  reported  to  be  selling  for  $50  per  acre,    A  few  sales 
were  found  near  this  figure.     The  best  wheat  land  in  the  higher  risk  portion 
of  the  winter  wheat  area,  is  reported  to  have  doubled  in  price  in  many  in- 
stances during  the  last  six-month  period,    It  was  not  until  this  quarter  that 
ii :' extant;  a  in  "Chis  area  became  concerned  about  the  rise  in  land  prices. 

Most  of  the  land  available  at  current  prices,  in  the  winter  wheat  ar'?a 
it  of  low  quality,    ?^ds  for  top  quality  land  at  previous  asking  prices  are 
beinj-  turned  downe    Average  price  per  acre  of  recorded  sales  in  the  winter 
*hea    ar*a  needs  to  bo  interpreted  in  the  light  of  the  fact  that  much  of  the 
land  transferred  is  of  poor  cuality.    This  is  also  true  in  the  grazing  araa 
hj  .  vring  when":  area,  although  to  a  lesser  degree,  as  is  indicated  by  the 
lower  average  assessed  value  per  acre  of  the  land  transferred  this  quarter 
eoupared  with  the  assessed  ve.l  xe  of  land  trar.sfarred  during  the  first  quarter 

in  the  corn  belt  and  the   central  portion  of  both  Kansta  ana  Nebraska, 
•   n   aro  canorous  cues  of  laid  sales  and  offer:;  to  buy,  e.t  prices  much 
hi      r  than  anything  previoutl/  reported.    Averse  prioe3  do  not  show  these 

-  :cmonte,  since   ,iere  is  a  limit«d  supply  of  tcp  quality  land  on  the 
-•.s-  ice   ,    la  general,  the  trice  of  poor  quality  Land  has  not  rlse'n. 

.n  some  of  tho  i/rigatec    ireas  :P  Colorado,  defense  woi'kera  with  t. 
;    :     Hciground,  as   fell  as  sow  others,  are  acquiring  lanu  as  a  hedge 

Lust  post-war  une-.i.jloymen''  .    Soae  wcrkers,  even  though  still  employed, 
tr--  purohf-sing  thrcu ;  \  firman  o  ccmpanies  on  a  mc.ithiy  payment  bv.sis, 

j  y  je   Df  iirjxncirtg 

iash  sales  ar>     ;ill  the    aost  prevalent  (table  5)«    For  the  region  as 
•■  <-li  e    tO  lercont    f  tne»  solos  mare  for  oash      '.)  percent  wore  for  part 
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oash  and  mortgage,  and  11  paroent  were  by  contract  for  deed.    The  buyers* 
equity  in  mortgage  sales  averaged  37  percent  of  total  purohase  prioe  and 
18  percent  in  salee  by  contraot  for  deed.    These  figures  are  based  on 
recorded  sales,  and  it  should  be  remembered  that  comparatively  few  contracts, 
other  than  by  counties,  are  recorded. 

The  supply  of  mortgage  credit  6eems  adequate  and  interest  rates  are 
low.    Loaning  institutions  are  competing  much  more  actively  for  farm  mortgages. 
This  competition  has  already  resulted  in  a  lowering  of  interest  rates  $ 
insuranoe  companies,  for  example,  are  now  making  loans  at  4  to  6  percent. 
Some  companies  are  reported  to  have  placed  a  voluntary  ceiling  on  loans, 
regardless  of  sales  prioe. 

Individuals,  however,  are  the  most  important  source  of  credit  for 
finanoing  land  sales  (table  6)0    Individuals  held  the  first  mortgages,  or 
title  to  land  under  contract  for  deed,  in  35  percent  of  214  transfers  this 
quarter  for  which  complete  information  was  available    This  reached  a  high 
of  90  percent  in  ore  Colorado  county. 

General  Conditions  Affecting  the  Land  Market 

The  high  level  of  farm  income  in  1942  continues  to  be  the  greatest 
single  faotor  affecting  the  land  market.    Income  in  the  7  states  comprising 
the  Northern  Great  Plains  Ragion  was  almost  |2S 250,000,000  in  1942,  This 
wa6  an  inorease  of  1685,000,000  over  1941 ,  and  was  2-^  times  as  great  as  the 
average  from  1935  to  1939c    respite  tremendous  payments  on  existing  debts  of 
all  types,  farmers  have  retained  reserves  sufficient  for  either  oash  purchases 
or  substantial  down  payments  on  land. 

Chart  1  shews  the   relationship  of  cash  farm  income  and  land  values  for 
the  United  States  for  Yforld  War  I  and  World  War  II. 

The  anxiety  over  farm  labor  seems  to  have  been  lessened  by  recent 
decisions  of  the  War  Manpower  Commission,    The  deferring  of  essential  farm 
laborers  has  reduced  the  drain  upon  men  in  rural  areas.    In  most  areas, 
spring  work  was  proceeding  under  generally  favorable  conditions  and  machinery 
and  labor  appeared  sufficient  for  intended  planting.    Difficulty  is  antici- 
pated when  the  harvesting  of  crops  begins,  unless  additional  souroes  of  labor 
are  found . 

The  supply  of  oorporate  and  publicly  owned  land  in  this  region  is 
rapidly  becoming  depleted.    Operators  must  deal  more  with  individual  owners 
who  are  less  willing  to  sell,  or  to  buy  the  traots  which  corporate  and 
public  owners  have  found  hard  to  sell.    Income  from  farm  rentals  has  been 
high  and  individuals  are  reluctant  to  sell  unless  prices  are  very  attractive. 

There  did  not  seem  to  be  many  buyers  acquiring  land  purely  for 
speculative  purposes.    There  is  no  way  of  knowing,  however,  how  many  re- 
sales there  will  be  when  thore  is  a  further  rise  in  price.    For  example, 
one  farm  in  southwest  Kansas  has  been  sold  four  times  during  the  period  of 
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this  study «    These  sales  were  as  follows; 


Seller 

*  Purchaser 

a  t 
-.  < 

Period 

Price 

Local  banker 

Non-resident  banker 

2nd  quarter  1941 

#16.75 

Non- resident  banker 

Heal  estate  dealer 

1st  quarter  1942 

20.00 

Real  estate  dealer 

Tenant 

3rd  quarter  1942 

21.38 

Tenant 

Own©  r- ope  r ator 

1st  quarter  1943 

28.12 

It  appeared  at  the  time  that  the  first  two  purchasers  W3re  for  either 
investment  or  Bpeoulative  purposes.    It  seemed  that  the  third  purchaser 
bought  to  secure  a  place  to  operate.    Either  that  was  not  his  intention, 
or  he  later  changed  his  mind  when  a  good  offer  came  along . 


</#-_ 


Index  numbers  of  cash  income  from  fe-.m  ntsirketir.^  end  land  values  in  the 
1912-1932  anu  1937-1942,  (1912-1914  Avt>,  -  100) 
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Table  Z ;iassif:.catioa  of  buyers,  Norths rn  Greet  Rains  Region 

1st  Quarter,  1843 


{  »  Fanners  s      "    Kon- farmers  ~ 

exacted       .    Buyers    *X)Sm£FTfi  "  .  T  "  

counties       .cLassiiitid.operatois-Tenants^thejr  -iieBident  2/{Non<  reaidant- 
^g-— -       peroent    PeroeloE"^roOTt     Percent"         Kroenc  " 


Colorado 


Adams 

56 

54 

11 

0 

27 

8 

!tesa 

€9 

50 

18 

1 

25 

6 

Dickinson 

29 

41 

14 

38 

0 

Haskell 

15 

60 

13 

0 

7 

20 

Montana 

Falloa 

23 

83 

4 

0 

4 

9 

Judith  3a.sin 

23 

57 

30 

0 

0 

15 

Nebraska 

Deuel 

10 

80 

10 

0 

0 

10 

He ward 

22 

41 

18 

6 

si 

5 

j.ancaater 

35 

44 

30 

6 

17 

3 

North  Dakota 

ilcrton 

6* 

66 

19 

8 

6 

1 

Stutaiaan 

107 

62 

12 

18 

4 

Traill 

10 

30 

40 

10 

10 

10 

Ward 

85 

75 

10 

4 

8 

3 

South  Dakota 

Brown 

39 

36 

36 

0 

28 

0 

Clay 

21 

47 

43 

0 

6 

5 

Haakon 

43 

80 

2 

2 

11 

5 

Wyoming 

Goshen 

62 

56 

25 

0 

17 

2 

Total 

704 

69 

17 

16 

5 

1/  Includes  part-owners. 


2/  In  county  or  adjoining  county, 


